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WECA Testimony 

Planning Commission March 16, 2011 

Rockville Pike Plan 

 

Good evening members of the planning commission. 

 

My name is Susan Prince and I reside at 206 Evans in Rockville.  I am President of the West End Citizen’s 
Association which represents approximately 1600 households in the residential area adjacent to Town 
Center and just north of the area included in the proposed Rockville Pike Plan.  As a by‐product of our 
prime location, our neighborhood is right in the cross hairs of all the changes coming down the pike in 
Rockville.  We face continual development pressures, our streets carry an overabundance of traffic, and 
our schools are substantially overcrowded.  The Rockville Pike Plan as proposed will do little to address 
these issues.  In fact it appears that the plan will take away one of the prime advantages of living in 
Rockville, close proximity to a wide variety of shopping options and desirable services. 

 David Levy of the Planning Department attended our February meeting and presented the details of the 
proposed plan.  Residents raised several issues and we had a lively discussion about the merits (or 
otherwise) of this plan.    Initial concerns raised related to the cost of the project, who will pay for it, the 
future of the APFO and the proposed density and associated traffic.    

We were not in a position to draft a formal stance on the proposal at that meeting as people needed 
time to digest all the details.  For a plan that is intended to be implemented over the next 20 years, I 
can’t understand why we would have less than a month to develop a position and testify at a public 
hearing. 

 We hold meetings once a month and the next scheduled meeting is tomorrow night, at which time we 
will discuss the plan in more detail and develop additional comments which we will submit in writing.   
However given the tight deadlines that have been adopted for review of this plan I wanted to take the 
opportunity to speak now.  Furthermore, our experience in the past is the process for submitting written 
testimony can be unreliable and I wanted to make we don’t miss the opportunity to have our voice 
heard and engage with the Planning Commission in a public forum. 

After reviewing the plan and discussing the details with several residents, I do have several areas of 
concern which I wanted to review with you tonight: 

1. The plan is primarily a transportation plan.  In reviewing Chapter 5 – which contains the heart of 
the plan, 7 out of the 10 main points refer to transportation issues.  The other three relate to 
the land use, the funding mechanisms and the economic strategies.  At a cursory level, it is 
evident that the primary intention of this plan is to address the traffic issues currently facing the 
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Pike.  But what do we want the Pike to actually be?   The plan is somewhat schizophrenic in that 
it’s trying to accomplish 2 contradictory things at one time.  Do we want the Pike to serve as a 
transportation corridor with people speeding to their destination (to the new shops at White 
Flint perhaps?).   Or are we trying to create a walkable boulevard where people stroll along, 
window‐shopping and sipping lattes at sidewalk cafes (a la Paris).  The plan seems to want us to 
have both – and I would argue that by trying to achieve both of these goals, we’ll actually end 
up with neither.  No one will want to stroll along a transportation “corridor” and the 
juxtaposition of through lanes next to street level shops and restaurants will hamper through 
traffic as drivers endeavor to see what they’re missing along the sidewalks.  I would also argue 
that having side lanes – like K St. has the potential to create confusion, frustration and traffic 
nightmares.  Personally I avoid the local lanes on K Street as I’m worried I’ll get trapped behind a 
delivery truck, taxi cab dropping off passengers or lost tourist trying to find their hotel. 

2. In fact it is questionable if either goal is suitable or appropriate for the Pike.  The idea that the 
Pike should be reconfigured to accommodate more thru‐traffic maybe a desirable goal for the 
county, but at what cost to the residents of Rockville?  I think of the residents of Arlington who 
fought against having 66 go through their neighborhoods, reluctantly agreed, but with strict 
limits, and are once again fighting expansion.  All to shorten the commute time of residents 
further out who traded longer commutes for cheaper houses.  I sympathize with the Arlington 
residents who made certain sacrifices to achieve a quality of life which is endangered by people 
who want to have their cake and eat it too.  And I certainly do not want to put Rockville in a 
similar position.  More importantly, none of this touches on how additional traffic will be 
permitted through intersections that are already failing.  By repealing or gutting the AFPO which 
governs acceptable traffic limits?  The approach in the plan seems to be – if you want to have 
more traffic flow through an intersection that is already failing, just raise the standards.  And of 
course we know there will be no impact on schools as no children live in condos (sarcasm). 

3.  Conversely, we also need to think carefully about how residents use the Pike today.  Do we 
really want to transform the Pike into more trendy stores and restaurants a la Town Center 
(which by the way still isn’t complete)?  Think about what people go to the Pike for today and 
the types of stores, goods and services that currently exist.  By my informal count, the Pike is the 
place to go for big items.  Whether it’s furniture from Haverty’s, a large screen TV from Best 
Buy, reams of paper from Staples, bicycles and canoes from REI, many of the stores are not 
places where you would want to walk home with your purchases.  That’s not to say you 
wouldn’t also get a prescription from CVS, or mascara from Ulta, but generally speaking, people 
come to the Pike versus the mall or other locations to shop and buy the big household items we 
all need.  I certainly won’t find a new Jeep or VW at Macy’s.  It appears that the plan does not 
allow for these types of stores to exist, much less thrive or prosper.  Do we really want to send 
all our residents to Germantown to shop?  This point goes to the land use or form code portion 
of the plan.  Initial review shows that buildings will come right up to the Pike with retail housed 
on the ground floors of multi‐story buildings.  Going back to the Arlington example, this seems 
like the Ballston corridor where there are streets lined with mixed use buildings.  If you look 
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carefully at the stores along this corridor, there are no Bed Bath and Beyonds, no Container 
Stores, no car dealerships.  Where do people in Arlington go to buy these large items?  They get 
in their cars and drive to Tysons.  So it may be a walkable community, but residents are forced 
to go somewhere else to buy a significant percentage of their household goods.  Our residents 
will soon be driving to Gaithersburg and beyond to take care of the very things they can 
currently get right here in Rockville.  We’ll lose a large part of the value the Pike offers our 
residents.    We need to think carefully about whether this is what will serve our residents – and 
residents outside the city that support all the businesses, local and otherwise currently on the 
pike. 

4. Lastly, who will pay for all of this?  Quoting from the plan, “… this implies that the city must be 
prepared to make initial capital investments to realize significant components of the plan’s 
transportation system.”    What does that mean?  I would like to much better understand where 
the funding for this plan is coming from and how much we as residents will be asked to pay for 
this. 

It is unfortunate to be so negative, but I frankly cannot find much in this plan to recommend itself.   If 
the issue is how the city will accommodate future growth of its population, then let’s have a discussion 
about that.  Change is definitely coming.  With the approval of the County White Flint sector plan and its 
associated growth, as well as the proposed Science City, Rockville is going to face unprecedented 
pressures and challenges from all sides.  The steps we take now will have huge repercussions down the 
road.  All the more reason to be mindful of what makes the Pike work – its status as a powerful shopping 
destination in a convenient and accessible location.  If we’re not careful, Rockville will end up as an 
irrelevant way station with all the headaches for our residents and none of the benefits.  
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Brian Barkley-See transcript from 3/16/2011 oral testimony. 
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Nancy Regelin – Shulman Rogers – See transcript from 3/16/11 oral testimony 
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Terry Tretter – See transcript from 3/16/11 oral testimony 
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Oral comments on Rockville Pike Plan 
Testimony given 3/16/11 
 
Anne Goodman 
1109 Clagett Dr. 
Rockville, MD 20851 
301 340-8930 
 
While the City claims to be encouraging public comment on the Rockville Pike Plan, it is 
not making it easy for the public to do so.  The document describing the plan is difficult 
to read and analyze.  This reduces the ability of the public to make informed comments.  
Specifically 

• Not everyone has access to a computer to read an electronic file 
• Making 3 hard copies available in public locations is not enough to serve 65,000 

Rockville residents. 
• Reading a 300 page document on-line is problematic   
• The document’s length makes it impractical to print.   
• Our word processing system couldn’t search it, so I was unable to identify key 

words throughout the document.   
 
In addition, the plan proposes entirely too much development, in my view.  Such 
extensive development will have adverse effects on infrastructure, the environment, and 
the adjacent neighborhoods.  
 
Potential infrastructure problems abound.   

• Metro would be stressed. 
• Schools would become even more overcrowded than they are 
• Sufficient water, sewer, electrical capacity could be a problem.   
• It isn’t clear that the traffic changes will be sufficient for the increases the plan 

envisions. 
 
The plan does not address the potential impacts on the environment or draining 
watersheds.  An environmental assessment of environmental impact analysis should be 
conducted by each developer.  We are killing our rivers and streams with 
overdevelopment. 
 
The plan is does not address any potential effects on adjacent neighborhood dynamics 
and demographics.  Such an assessment should be performed. 

• Increase through adjacent neighborhoods will hasten deterioration of roads and 
sidewalks and increase air pollution.  Safety might also be decreased. 

• Commercial facilities in multistory buildings are likely to be high end and high 
rent.  Current small stores in the area like the battery store, the shoe repair shop, 
and the locksmith would probably be pushed out of the area.  Neighborhood 
residents would have to drive to distant locations for these services.     
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Anne Goodman 
Oral comments 
Page 2 
 

• The high end nature of the components of this proposal is not compatible with the 
diversity currently existing in adjacent neighborhoods, like Twinbrook.  Current 
residents might leave the neighborhood. 

 
Please reconsider major aspects of the plan, taking into consideration the impacts of the 
extremely extensive development on the environmental impact, infrastructure in the 
region, and the surrounding neighborhoods. 
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Comments on Rockville Pike:  Envision a Great Place 
From Anne Goodman 
Twinbrook Resident and Co-chair of the Rockville Community Wildlife Habitat Team 
1109 Clagett Dr. 
Rockville, MD 20851 
301 340-8930 
March 21, 2011 
 
Although the City requested public comment, the plan document is not easily accessible 
or transparent for residents of the area to read, evaluate and make educated public 
comments.   The document is available on-line or on CD, with 3 hard copies publically 
available 

• Some people who don’t have a computer wouldn’t have access to the machine-
readable versions. 

• People who have eye problems, like our neighbor with macular degeneration, 
couldn’t read a document of that length, even though she has a computer. 

• A hard copy in each of 3 public places is pretty minimal for a community of 
65,000 residents.  Readers would have to spend hours at the library or City Hall to 
adequately review the document, and, with only one copy available at each 
location, they might have to wait for someone ahead of them to finish her/his 
evaluation. 

• The document is very difficult to read on-line.   
• It has a length of nearly 300 pages, so it isn’t practical to print it.  
• Our word processing system couldn’t search it, so I was unable to identify key 

words throughout the document.  While not everyone was likely to have that 
problem, we probably won’t the only ones. 

• Many sections of the plan were written in technical jargon, which is very difficult 
to understand by the average lay reader. 

• The document was not available in any language but English, to my knowledge, 
which discriminates against non-English speaking people. 

• I understand that the documents are expensive to produce in hard copy, but if the 
City is going to spend half a million dollars on the study, it can spend a few more 
dollars on making the documentation readily available to citizens.  I recommend 
in the future that multiple copies be placed in several libraries from which a copy 
may be checked out for a short period of time so that residents can at least scan 
the hard copies and identify those sections which they would like to review in 
more depth in machine-readable form. 

  
Too much development is proposed.  The proposal suggests adding up to 1725 housing 
units in only 3 model areas, in addition to large retail spaces and hotels.  Those model 
areas do not represent the entire plan area, so it is likely that these residential and 
numbers of workers in the area will eventually be much higher.  
 
An increase in the number of people living and working in the area will result in larger 
numbers of cars coming to the area.  It is not clear to this reader that the additional traffic 
will be adequately handled by the roadways (existing or modified) or that adequate 
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parking will be provided.  It is likely that there will be a great deal of spill-over of traffic 
into adjacent neighborhoods with increased numbers of cars cutting through Edmonston 
Dr. (and other streets) to and from Viers Mill and people taking Lewis Ave. to avoid the 
Pike. 
 
The plan states the expectation of locating commercial ventures on ground floors of 
multistory buildings with mixed housing or commercial uses on upper floors. It also 
mentions that the area will be friendly to pedestrians and bikers, which could reduce 
traffic.  This reader does not consider the point about traffic reduction to be valid. 

• People coming to shop at the high end commercial establishments are not the sort 
who will use buses, bicycles, or Metro.  They may walk from place to place after 
they get to their shopping destination, but they will probably drive to reach it.  
There will be more of them than there are now. 

• Much of the plan area is not readily accessible by Metro.   
 
Infrastructure problems abound.   

• Some new residents of high end homes and visitors/workers coming to the area 
may use Metro.  It is doubtful to this reader that, with Metro’s current 
infrastructure problems, Metro can support the increased traffic. 

• The results of the plan would probably overwhelm many infrastructure 
components, including school capacity, and sewer and electrical capacity, to name 
a few.  Eliminating or changing the APFO, which the plan states would have to 
happen if it were to be implemented, would only serve to support developers.  As 
far as the quality of school education, the plan would exacerbate the 
overcrowding situation.  Schools are over capacity now, and this plan would 
worsen the situation. 

• Water and sewer supplies would be stressed. 
• Pepco can’t handle the electrical load it has now, and the increase usage this 

proposal would produce even more problems.   
 
The plan suggests widening the roadway by adding access lanes on both sides of the Pike 
that are open only to buses and bicycles.  This will reduce the amount of land currently 
available for parking.  The plan indicates that parking needs per trip may be reduced.  
However, the number of trips required because of the increase in commercial activity and 
number of residents will increase, so an argument that there will be a reduced need for 
parking because visitors will perform multiple functions from a single parking session 
doesn’t make sense to this reader.  
 
The parking issue will be particularly critical for the section that backs up to the railroad 
tracks immediately north of Edmonston Dr., where there is already little area available to 
park or build parking garages.  How development and parking would be addressed in that 
area was not clear to this reader.  
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The plan is likely to change commercial and adjacent neighborhood dynamics and 
demographics completely.   

• It is likely that traffic will increase through adjacent neighborhoods.  This will 
negatively impact roads, sidewalks, and safety.  It will increase pollution. 

• Commercial facilities in multistory buildings are likely to be high end and high 
rent.  Current small stores in the area would probably be pushed out of the area.  
For example, Twinbrook Neighborhood residents who used to be able to buy a 
battery at the Battery Store or need a locksmith or to get a pair of shoes repaired 
may have to go to a distant battery store, requiring increased driving.   

• The high end nature of the stores and residences described in this proposal is not 
compatible with the diversity currently existing in adjacent neighborhoods, like 
Twinbrook.  Current Twinbrook residents might even be driven out of the 
neighborhood. 

 
More specific impacts on adjacent residential neighborhoods and streets are not clear.  
For example, if the section of Lewis Ave. near the Twinbrook Metro Station is to be 
made a more attractive walking area with better sidewalks and plants, how will that be 
accomplished?  How will existing properties be affected by these improvements?  A 
significant amount of crime has occurred recently in that vicinity.  What safety 
considerations will apply to protect people walking in a potentially heavily traveled area? 
 
What will the impact of the plan be on Lewis Ave. traffic?  This reader anticipates that 
traffic on Lewis and other neighborhood streets will increase because drivers choose to 
avoid driving on Rockville Pike. Will neighborhood roads have to be altered/widened to 
because there is increased traffic in the neighborhoods?  Homes on the railroad side of 
Lewis Ave. don’t have much yard anyway, and widening the street would impact them 
adversely.   
 
Cut-through traffic, already a problem in the area, will increase.  These same 
considerations and others apply to other streets in neighborhoods near the Pike. 
 
The plan incorporates green features like tree plantings along the Pike, which is a good 
thing.  However, legislation should be put in place to require that any new trees or plants 
introduced under the auspices of this plan be native to the Chesapeake Bay area and 
watershed and obtained from local sources.  In addition, pervious pavement should be 
used to the greatest extent possible. 
 
The plan does not address the potential impacts on our watersheds.  Is there likely to be 
an increase in the amount of impervious surfaces that will increase stormwater runoff?  
What effect will the increased population density have?  What steps will be taken to 
control the amount and quality of stormwater runoff?  It appears that this plan might have 
significant adverse effects on the environment.  In this reader’s view, developers should 
be required by law to conduct accurate environmental assessments or environmental 
impact analyses before beginning construction. 
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How compatible is this plan with the White Flint plan?  This reader understands that they 
are different.  If the two plans are not compatible, how will they be able to communicate? 
 
In conclusion, this reader believes that, if the plan is implemented as proposed, there will 
be huge negative impacts on our area environment, the watersheds draining the area, the 
Chesapeake Bay, and residents currently living in the area near Rockville Pike.  An 
effective plan should address these issues more completely. 
 
Thank you for the opportunity to comment. 
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